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North Logan Planning Commission May 3, 2012

Minutes of the North Logan City
Planning Commission
Held on May 3, 2012

At the North Logan City Library, North Logan, Utah - . oo s

The meeting was called to order by Mark Hancey at 7:01 p.m.

Commission members present were: Brett Robinson, Mark Hancey, Geri Christensen, Chris
Nelson and Brad Crookston.

Others present were: Travis Taylor, Matthew Wood, Vern and Nancy Ashcroft, Wayne and Diane
May, Chester Redd, Susan and Dan Broschinsky, Connie and Brent Allred, George Marshall,
Merritt Floyd, Dave and Hazel Manning, Glenn Biddulph, Susan Biddulph, Carlos F. Anderson,
Bill Heaps, Deon Heaps, Shame Summers, Jeanine Anderson, Steven Moore, Bethany Harris,
Jennifer Cox, Brian Cox, Stephen Funk, Kathie Wessels, Ward Wessels, Lyman Stevens,

(illegible), Emily and Aaron Stoker, Michelle Yost, Helen Warnick, Christie Hansen,
Susa Peck, Nancy Jensen, Eric Hansen, Lori Watts, T. (llegibie), DeeAnn Wood, Hugh
Smith, Carol Sti (illegible), Brian Chambers, Tracy Walker, Gavin Walker, Kenneth
Becker, Damon Cann, Daniel Ewert (?), Stacey Pugh, Lloyd Berentzen, David Fausett, Orin
Midzinski, Mont Robinson, Lori Robinson, Lynette Pettit, Lynne Pettit, Clay and Michelle Slade,
John Gilbert, Ron Ac (iliegible), Shanna Duke, Jennifer Beach, Doug Beach, Kevin
Duke, Joan Cartwright, Shufang Tao, D (ilegible) Schullman, Clint Field, Craig
Cartwright, David Higbee, Shane Falslev, Kristen Anderson, Moises Diaz, Jocelyn Midzinski,
Scott Bennett and Marie Wilhelm.

The Pledge of Allegiance was led by Chris Nelson,
An invocation was given by Brett Robinson.

Adoption of Agenda
Geri Christensen made a motion to adopt the agenda as presented. Brett Robinson seconded

the motion. A vote was calfed and the motion passed unanimously.

Approval and Follow-up of Minutes for April 19, 2012 Planning Commission Meeting
Brett Robinson made a motion fo approve the minutes as presented. Brad Crookston seconded
the motion. A vote was called and the motion passed unanimousfy.

Follow-up
Nothing at this time.

New Business

Consideration of a conditional use permit for a home-based business providing music instructions
to a group of more than four students per class. {Bethany Harris — Musik And Me LLC)

Cordell Batt presented the item. He discussed the reason for this request coming before the
Planning Commission, which is that there are going to more than four students at one time in the
home. He reviewed the information in the report with the commission. Parking was briefiy
discussed. Brett Robinson asked about the hours of operation. Mrs. Harris said the class hours
would most likely be between 9 to 2, on various days of the week.

Geri Christensen asked if she spoke to the neighbors about this. Mrs. Harris said one neighbor is
gone and the other one stated that they did not mind her doing this.

Mrs. Harris answered various questions about the situation from the council. Referring to a
guestion regarding class size, she said that the most students she has ever had in a class at one
fime is five.

Breit Robinson made a motion to approve the conditional use permit including staff's
recommendations made in the staff report. Geri Christensen seconded the motion. A vote was
called and the motion passed unanimously.
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Consideration and recommendation of the Development Plan/Agreement and Plat for The Cove
at North Logan, a mixed-use townhome project located at 400 East and 2200 North. (North
Logan Townhomes LLC)

Cordell mtroduced the item and reviewed the information in the development report and oriented =~~~ 7

those in attendance to the site. He explained that this is a townhome project with 84 units, to be
built on this five-acre parcel, which is in a mixed-use general zone. He said the concept plan was
approved by the City Council at a previous meeting, and further explained some of the items that
were discussed at that approval. He further explained what takes place during the development
plan phase, and how this is different that than the process for a subdivision. He further listed
what items are being required, as stated in the staff report.

Mark Hancey asked if the development agreement and associated plans had been put on the
[City's] website, and Cordell said no, and explained that that is not typically done.

Cordell further outlined the items in the staff report. He explained all of the departments that
review the plans, and that the developer made some changes per the Engineering Department’s
request. Cordell said he feels the number of trees shown on the Landscape Plan is not sufficient,
and feels there should be much more for this area. He also said the building sidewalk along the
south edge of the property needs to tie to the property line sidewalk trail, for better connectivity to
the future City Center, which he explained further.

Mark said even though this is not a public hearing, he invited those in attendance to speak and
discussed how to manage that.

Mark Hancey said he was contacted by Deanne Wood and mentioned the document she passed
out to the area residents regarding the situation, and the meeting taking place tonight.

Christie Hansen explained that she lives on 600 East, just north of 2200 North. She said she is
typically watchful about reviewing information available regarding upcoming projects and
meetings, but the information from the City regarding The Cove, only stated that it was to be
located on the 2200 North and 400 East, but that it never clarified which corner the project was
going to be placed on. She also referred to the most recent zoning document, and said the canal
that was on the east end of the picture that Cordell Batt [displayed for this project] shows a
mixed-use zone abutting an RE-1 zone. She said if she was in an RE-1 zone, she would not
want townhomes or apartments in her backyard. She said the citizens rely on the Planning
Commission to take everyone's best inferests to heart. She said citizens would assume that the
City is going to graduate the development between the mixed-zone and the residential, in order to
protect the RE-1 citizens and their investments. She said what is being proposed is not in
harmony with that.

Carlos Anderson said he lives on 600 East and is the only home south of 2200 North, on the west
side. He said he is on four acres of RE-1. He said the information coming from the City about
this project or upcoming meetings never described which corner this project was going to be on.
He also said he felt that there are big “holes” in the City’s Development Plan checkiist. He asked
why capacity in schools was never considered in this and said schools are over-burdened. He
said as a tax payer, he is tired of seeing his taxes go up for new schools; after a developer comes
in and develops something, and then walks away without any responsibility for it. He said we, as
taxpayers “get stuck with the bill” and that is a “big gripe” with him. He also asked, with this
particular plan, where the snow is going to go. He said that is going to be a major problem. He
also asked where the children are supposed to play, as there are very limited spaces for the
children. He asked whether the sewer access is big enough; and said it is unknown, because it is
not part of the checklist. He said he feels the City should add to the checklist and then put it out
to the populace for approval. :

Mark Hancey asked Cordell what the process is for looking at the sewer infrastructure
requirements.

Cordell said the plan is reviewed by the Utilities Department, which was done in this case.

Mr. Anderson said that on his property, there is a fifteen-foot drop from 600 East to the “Twin
Canals™ and that the reason there was no basement put in his home is because he would be
below the sewer line. He said the City should be aware of this.

Mark Hancey said the Engineers review this type of issue.
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Mr. Anderson also mentioned that the water table is very high in this area.
Mark said this has also been addressed.

David Fausett said he lives on 600 East and 2160 North.- He said he is fairly new to the area, and . _

moved from an area near 1200 North and 200 West in Logan, which is said is one of the most
densely populated areas of the valley. He said he is not necessarily urging the City Council to
pass this, but he wants them to make sure that some of the concerns are warranted. He referred
to the concern about children crossing 2200 North; and said where he lives, children already have
to cross that street, and said he is not aware of any accidents that have taken place. He said he
would hope that with the additional increase in residents there, a crosswalk, with maybe a
flashing school zone light and a crossing guard could be placed there; and said that would make
it & safer intersection for the students than it is now. He referred to another concern about the
cars going “in and out” and said in the five years he and his wife lived in the Logan neighborhood,
there was never an accident or even a “fender bender”. He said children often played in the
parking lot, and there was not even a single accident. He mentioned the concern about high
quantities of snow; and explained that in their Logan apartment, snow was moved {0 a couple of
open parking stalls and was not an issue. He said he and his wife looked inte building a home,
but that buying was cheaper. He said he knows family and friends who cannot afford to purchase
a home, and are staying in apartments and townhomes.

Mark Hancey said one of the things the City does is review and determine its housing stock, and
it was determined that North Logan has excess housing stock capacity for low or moderate
housing for the next eight years; and that is if not another development goes in.

Mr. Fausett said he encourages everyone to review the issues and make sure they are
warranted, before a decision is made on this project.

Steven Moore said he lives at 730 East 2160 North. He said when he moved to North Logan, he

enjoyed the rural nature of North Logan. He said his concern is that the block between 800 East

and Main Street, and 2200 North to 1800 North, is not going to have any sense of rural nature, at
all. He referred to the Four Seasons complex going in currently, which has 250+ units; and said it
is his understanding that there are a total of 750 units pianned for the development between 2200
North and 1800 North, and between Main Street and 200 East.

Mark Hancey asked him where he heard that, and Mr. Moore said Brian Chambers gave him that
information.

Mr. Moore said when he heard that 200 East was going to be a City Center with mixed-use, it did
not seem that high-density residential is what a City Center is; and is also not mixed-use. He said
he wanted to reiterate the point that a transitional nature between RE-1 is low density; and there
should be a better transition. He said we need to preserve the rurai nature of our community and
not get into high density.

Mark said it is 11.6 units per acre. He said RE-1 is one unit per 10K-30K square feet; and this is
one unit for every 3600 square feet.

Mr. Moore said that is high.

Jennifer Beach said she is the president of the PTA at the Greenville Elementary School, and that
it is her job to advocate for the children there. She asked where the sidewalks are going to be
located, which Cordell explained. He said the development requirements state that the
developers have to put in the sidewalk aiong the front of their project on 400 East.

Mark said he has not seen the issue of getting the kids across the street, addressed.

Mrs. Beach said that the sidewalk does not go along 400 East to Greenville Elementary. She
said the roundabout that will be on that corner is a concern. She said she works on the Safe
Routes to School Committee, and that currently, there are no sidewalks on 2200 North, 400 East,
or 600 East, which she said is a huge concern.

Mark Hancey asked if a safe routing analysis had been done for this project.

Cordell explained that typically, when a project goes in, and after a better determination of how
many children might be living in the development; the Safety Committee meets and works with
the school to review the routes, and déetermine whether there is a need for sidewalks.
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Mark Hancey said one of the aspects of the mixed-use is that the Planning Commission is
required, prior to approval, to address the impact on transit and mobility, as part of the
development plan.

Cordell said that a traffic study had been done. _

Mark and Cordell discussed this further, and Mark guestioned the sufficiency of the traffic study
here.

Mrs. Beach further explained that she is very concerned about having a roundabout where
children are crossing the street, in the roundabout. She asked if there was a representative from
the schoo! district who sits on the Safety Commission [that Cordell mentioned above], and said
that Greenville's principal does not sit on that committee. She referred to the high density near
Bridger Elementary School, and said that the principal there stated that he has a 60% turnover
rate at the end of each school year. Per a question from Geri Christensen, Mrs. Beach described
the typical routes the children take to Greenville and further explained the problems with them.

Marilyn Israelsen explained that she has lived in the area for a long time and that their family was
the first house on 2200 North. She said she cannot understand why, when people are elected 1o
a city council, they have to change our way of iife without even consulting us.

Mark Hancey said he did not feel that the City is doing that; and the property owners are
changing their use, and the City's job is to craft ordinances that address those concerns. He said
when the ordinances are being drafted, the Planning Commission needs input, rather than not
having any citizens attend, which is typical.

Mrs. Israelsen asked, that “other than the fact that somebody had some land and sold it to
somebody that wanted to make a ot of money”, why we have to have all of these apartiments on
2200 North.

Mark Hancey explained that everyone has a different vision for that area of North Legan, and that
some want high density, while others want it to remain rural; and reiterated that that the City
needs more citizen input,

Mrs. Israelsen said most of the people who have lived in the City for a while really enjoy the rural
atmosphere, which should be a big consideration. She discussed this further and said she is not
happy with this situation.

Brett Robinson reminded those in attendance that the members of the Planning Commission are
appointed by elected officials, but are not elected [as they are on the City Council], as had been
mentioned by some of the speakers. He also mentioned that a lot of the planning for the City
Center has been in the planning stages for at least the last six years.

Mark reiterated that the choice to be made by the Planning Commission on this item is either a
positive or negative recommendation, which then goes to the City Coungcil for them to make a
decision.

Mark discussed the problem with not getting citizen input, including that only two people in the
audience said that they filled out the City survey when asked. He discussed this further.

Cordell mentioned that the City Center was in discussions at least eight years ago, and the
mixed-use ordinance was passed in 2007. ,

Mark explained that the purpose of a mixed-use ordinance is to allow a developer and the City to
work together to develop a plan that is unique i0 a piece of property. He explained this further.
Per a question from the audience, Mark read the definition of the mixed-use ordinance. He said
the developer is entitled to build, provided it is in compliance with the City's ordinance, which the

Planning Commission has to determine, as well as whether they have enough information to do
s0.

Jocelyn Midzinski said that she lives on 2200 North and 700 East. She said they moved to North
Logan because of its lower density, and that she does not want it to become more populated
here. :

Janine Anderson said she kept the A'pril 2011 [20127?] North Logan City newsletter and said there
was a little blurb about the Four Seasons development in there, and asked if there had been
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anything in the newsletter about this development. She said she did not see anything about it in
either the April or May newsletters. She said it would be very helpful if this information was
included in the newsletters. She had some further questions that Mark Hancey explained to her.
She said this project says it is to be mixed-use, but is only residential.

Brett Robinson read part of the zoning ordinance to those in attendance. Mark discussed this
further.

George Marshall said he lives on 2186 North 600 East and said he read an editorial regarding a
truck stop being proposed for Wellsville. He discussed the truck stops that were built at the south
end of Nephi, 25 years ago, and described the crime that exists because of them being built. He
discussed that there is a lot of growth occurring in the colleges and universities of Utah,
particularly Utah State University; and said the research park is right in the heart of North Logan.
He said he would hope that a lot of thought goes into what is going fo be developed in the City
Center and the community.

Monte Robinson said he has lived in North Logan his whole life and watched it grow from two
wards to what it is now. He said he has watched the development take place here, including the
Cliffside area, without any of the necessary infrastructure to take care of all of the development.
He referred to the Four Seasons development and said it has been built so close to the road, and
said the developments are encroaching so close to the easements. He said there is no way of
stopping development in North Logan, but he is very concerned about the infrastructure and said
he encourages the Planning Commission to consider that. He discussed the need for arterial
roads. He also discussed the roundabout and that some people have difficulty driving through
them, and said children would have a difficult time crossing through them.

Mark concurred and explained briefly.

Geri explained to the attendees that the Planning Commission /s listening and is taking their
comments into consideration. She also said that the City has done a lot of work and research
into making these decisions; that they were not made quickly

Steven Moore asked whether Chief Hawkes had been consulted on this in terms of the impact of
the additional police protection that will be needed; and further stated that itis his understanding
that high density housing is more prone to crime.

Per a question from Mark, Cordell said that Chief Hawkes is aware of all of the development that
takes place in North Logan.

Mr. Moore referred to the first agenda item at this meeting [a conditional use permit for home
music instruction] and said the Planning Commission asked the applicant if she had contacted
her neighbors about whether they knew of her potential business. He said the issue that has
been raised at this meeting is that the citizens seem to be unaware that this development has
been proposed, and said the Planning Commission is blaming the citizens for not looking at the
website. He continued with some derogatory, personal comments directed at the developers. He

‘also stated that he does not believe that this development goes along with the definition of the

mixed-use ordinance that Brett Robinson read aloud; and said his recommendation is that the
Planning Commission denies this based on what Brett read.

Travis Taylor said that what he has heard at this meeting is the kind of thing he has heard a lot of
throughout his career. He hears the citizens and their feeling like they’re not being notified
properly and are not involved in the process; and said he is also is aware of the frustration from
the Planning Commissien for all the work they put in with considering the zoning and all of the
other aspects, without having really any input from the citizens. He said these are common
occurrences everywhere. He said this zone, which apparently no one fikes, has been in place
since 2005. He said the zoning map has been published all that time and has been available and
readily accessible. He said they did not come in with a rezone; that they came in proposing a
project that is in compliance with this zone. He said they have believed they were in compliance,
and that when they brought the concept plan in, the Planning Commission and the City Council
agreed with it, and approved the concept plan that they put before them. He said they have
moved forward with that approval and have done things that were required of them to go to the
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next step; and have complied with the approval of that concept plan.

Mark Hancey said the job of the Pianning Commission is to determine whether the developers’
plan is in compliance with the ordinances.

“Travis Taylor said that approval is why they moved forward with this development, and said they —-= « === e

worked with staff and provided all of the studies and information required of them. He aiso stated
that this is not an apartment complex, they are individually owned townhomes; and said these
people will be your neighbors, the kids will be going to school with your kids, etc. He said they
have provided more than what was originally required for the layout and design of this, in order to
be in compliance with the City Center requirements, and have done considerable redesign to get
in alignment with that. He said they would appreciate the Planning Commission's consideration
and approval, and the ability to move forward.

Someone from the audience asked about mixed-use and asked whether every developer can
bring in a high density apartment for approval if it complies with mixed-use.

Mark Hancey said that was the concern he had with the Four Seasons development, and said he
does not think that we, as a City, have articulated the exact number of densities and capacities
we want in the City Center. He said we know we have an "excess capacity” until at least 2020.
He explained further and said we have the ordinance, and that if a developer satisfies the
requirements of the ordinance, it must be approved; and if they developer does not satisfy those
requirements, the approval must be denied. He discussed this further.

Mayor Lloyd Berentzen said he spoke to Ms. [Deanne] Wood tast night, and commented on how
many people she was able to draw to the meeting in terms of community interest. He said he
wanted to acknowledge the Planning Commission for how hard they work. He said there are two
main issues; one is the development, and the other is the mixed-use zone as a whole, and where
that zone should be, as the City moves forward. He said there are some concemns regarding this
development; and that according to the ordinance, every development has to have a mixed-use
component, but this development only focuses on housing. He said as he understands this
better, there has to be some other things that are drawn into this development; and that as other
deveiopments are proposed, they have to include that, as well. He said he does not blame the
developer, as they are simply working with the existing zoning. He further explained the City's
original vision for the City Center. He said the discussion [on the City Center] needs to continue
and wants the interest [from the citizens] to continue, as well.

Geri Christensen discussed some of aspects of the City Center that are very attractive and
“neighborhood friendly”.

Mark Hancey explained the approval process for a project, and said they have to make a decision
based on whether all aspects of the project comply with the code. ,

Brett Robinson said he does not feel that the developers have demonstrated the relationship
between the development and the City Center, based on the language of the ordinance; and also
said that this project may work better in another location.

Mark explained the process further and how the decisions are made according io the ordinance,
and discussed what items are not inciuded in the packet in order to make an informed decision.

Brett also referred to the traffic study and said he does not feel that it is sufficient. Mark agreed.

Chris Nelson said he participated on Envision Utah 2005 for North Logan City and has been part
of many discussions since then for the City regarding zoning, planning, the City's vision for the
City Center, etc; and has had extensive interaction with various City Council as designs have
been proposed and how they relate to the entire community. He said that his reading of this
ordinance tonight as it relates to mixed-use, focuses on the fact that a mixed-use has to
incorporate two or three elements of a mixed-use process and said, as he understands it, this
project does not include those two or three elements. He said, based on the rules, his
interpretation is that we either don't have enough to make a decision, or it does not comply.

Mark Hancey recommended deferring the decision and giving the developers the opportunity to
work on this, and potentially amend or supplement their packet. He discussed this further.

Cordell mentioned that they have done future planning for this area and it is being brought to the
Planning Commission. He said the mixed-use ordinance, as it is currently, has been revised a
couple of times; and further explained how it has changed. He explained that one of the changes

6
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included having specific percentages making up the mixed-use, and was originally written in favor
commercial vs. residential, and that there was a minimum of residential proposed. He said that it
became apparent that that did not work well, and that the "percentage” aspect was removed from
the ordinance. Cordell explained this further. _

Mark asked Cordell if staff and the developer could put together another staff repoﬁ which
addresses the additional questions that the Planning Commission has to answer, under mixed-
use, with what they have; and Cordell said that is what they would have o do.

The Planning Commission continued to discuss how to proceed and agreed to defer the decision
in order to address the concerns raised, which accurately reflects the requirements of the
ordinance.

Cordell said he thought it could be on the agenda for the next Planning Commission meeting,
May 17",

Brett stated that there needs to be an understanding that if a City Center is wanted, there has to
be "rooftops” (i.e., residential), in order to attract the commercial.

The Planning Commission continued their discussion. Mark discussed the necessity of
considering the “human component” in all of this and how development affects the surrounding
community.

The Planning Commission agreed to table this until the May 17" Planning Commission meeting,
taking place in two weeks.

An intermission was called for at 8:45 p.m.
The meeting was resumed at 8:06 p.m.

Set Next Agenda and/or Discussion
Mark and the Planning Commission briefly discussed the General Plan Housing Element and the

Planning Commission’s policies and procedures, and the changes Mark made on these and sent
to the commission. The commission agreed to have them brought back to the next meeting for
review.

It was defermined that, due to the late hour, the following three items originally scheduled on the
agenda for this meetin re meeting:

1S

T R

USing BBt revisedperihe

Geri Christensen made a motion to adjourn the meeting. Brett Robinson seconded the motion. A
vote was called and the motion passed unanimously.

The meeting adjournad at: 8:10 p.m.

Approved by Planning Commission: May 17, 2012
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Transcribed by Marie Wilhelm
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